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INTRODUCTION 


The  following  report  has  been  prepared  for  the  Boston  Redevelopment 
Authority.    It  evaluates  the  feasibility  of  developing  a  hotel  or 
motor-hotel  at  one  or  more  of  three  specified  locations  in  Boston's 
CBD  Urban  Renewal  Area  (Massachusetts  Project  R-82).    Specifically, 
this  study  has  been  prepared  to  meet  the  requirements  of  Section 
106  (G)  of  Title  1  of  the  Housing  Act,  as  amended,  which  provides 
that  in  instances  where  the  development  of  transient  housing  fac- 
ilities is  permitted  in  an  urban  renewal  project,  the  local  supply 
of  transient  housing  units  and  the  need  for  additional  such  units 
be  investigated  through  an  independent  analysis. 

A  considerable  amount  of  data  pertaining  to  the  Boston  transient 
housing  marl<et  had  been  collected  by  Larry  Smith  £-  Company  in  1964 
for  an  analysis  of  the  demand  for  transient  housing  facilities  in 
Boston's  Government  Center  Urban  Renewal  Area.    The  information 
gathered  at  that  time  has  been  updated  to  the  present  to  reflect 
the  changes  in  the  market  which  have  occurred.    Foremost  among  these 
changes  are  the  development  of  a  significant  number  of  first  class 
transient  housing  units  in  Boston  since  I96U,  the  opening  of  the 
6,000-seat  War  Memorial  Auditorium  which  has  improved  Boston's 
position  to  attract  major  conventions,  and  the  impressive  progress 
which  has  been  made  in  executing  the  city's  many  urban  renewal 
projects  which,  in  total,  will  tend  to  increase  Boston's  already 
dominant  position  as  the  major  center  of  commerce  and  industry  in 
all  of  New  Engl  and. 

In  evaluating  the  opportunities  to  develop  a  transient  housing  fa- 
cility in  the  CBD  Urban  Renewal  Area,  consideration  has  been  given 
not  only  to  the  total  demand  for  such  facilities  in  the  entire 
Boston  area  and  in  central  Boston  in  particular,  but  also  to  the 
specific  location  of  each  of  the  designated  parcels  relative  to 
major  highways,  office  space  concentrations,  and  convention  and 
other  tourist-oriented  facilities.    Furthermore,  since  Boston  is 
a  mature  city  and  currently  has  a  large  number  of  old  transient 
rooms  which  are  at  present  under-utilized  and  which  will  become 
increasingly  less  competitive  as  more  new  and  modern  facilities  are 
introduced  into  the  market,  the  report  comments  on  the  need  to  re- 
place the  existing  inventory  of  transient  accommodations  in  an  or- 
derly fashion. 

In  addition  to  certain  assumptions  which  pertain  to  specific  aspects 
of  the  analysis,  the  following  general  assumptions  underlie  the 
ent  i  re  report : 


1.  There  will  be  no  major  economic  depression  either  in  the 
United  States  in  general  or  in  the  Boston  area  in  partic- 
ular. 

2.  The  United  States  will  not  become  involved  in,  nor  be 
affected  by,  any  major  war. 

3.  Published  industry  statistics  and  information  obtained 
from  knowledgeable  local  sources  are  sufficiently  accurate 
for  purposes  of  this  analysis,  and 

h.      Any  transient  housing  facility  developed  in  the  CBD 

Urban  Renewal  Area  will  be  developed  within  a  reasonable 
period  of  time  so  as  to  preclude  changes  in  competitive 
conditions  assumed  and,  furthermore,  will  be  competitive 
in  terms  of  management  and  operating  policies. 

5.  The  CBD  Urban  Renewal  Plan  as  currently  proposed  will 
be  carried  out  expeditiously  and  in  full.   Among 
other  things,  this  plan  calls  for  a  redevelopment  of 
the  South  Station  Area. 

6.  Finally,  this  analysis  of  transient  housing  demand  is  made 
under  the  assumption  that  the  disposition  of  potential  tran- 
sient housing  parcels  will  be  within  the  framework  of  the 
plan. 


I  I 


SECTION  1 

THE  SUPPLY  OF  TRANSIENT  FACILITIES 
CENTRAL  BOSTON  AND  V  I C I N I TY 


Any  new  transient  facility  developed  in  the  Central  Business 
District  Urban  Renewal  Area,  will  be  competing  with  other  first 
class  facilities  located  within  a  reasonable  distance  from  down- 
town Boston  and  other  areas  of  the  city  which  attract  visitors, 
such  as  the  Back  Bay  area.    Therefore,  in  evaluating  the  supply 
of  transient  accommodations  in  the  central  Boston  area,  consider- 
ation has  been  given  to  those  facilities  which  are  located  in  the 
Central  Business  District,  the  Back  Bay  area,    and  the  close-in 
portions  of  Cambridge.    It  is  believed  that  most  visitors  to 
Boston  who  intend  to  stay  in  a  transient  facility  in  the  city 
rather  than  a  suburban  motor-hotel  will  be  attracted  to  this 
general  area,  both  on  account  of  the  distribution  of  facilities 
in  the  city  and  the  locational  preferences  of  people  desiring  to 
stay  in  the  city  proper. 

This  area  has  traditionally  been  the  area  in  which  transient  fac- 
ilities have  been  operating  and,  until  the  post-war  development  of 
suburban  motor-hotels,  almost  all  of  the  first  class  facilities  in 
the  Boston  region  were  located  here.    In  determining  the  number  of 
transient  rooms  located  in  this  area,  consideration  has  been  given 
only  to  first  class  facilities.   While  it  is  difficult  to  define 
exactly,  particularly  in  marginal  cases,  whether  a  hotel  is  a  first 
or  second  class  facility,  the  term  as  used  in  this  report  generally 
refers  to  those  hotels  in  this  delineated  area  which  would  appeal 
to  tourists,  convention  delegates,  businessmen,  and  other  visitors 
who  seek  pleasant  accommodations  rather  than  simply  shelter.    Ex- 
cluded, therefore,  from  this  analysis  are  hotels  which  serve  prim- 
arily permanent  residents  and  hotels  which  do  not  have  such  minimum 
amenities  as  air-conditioning,  television,  and  a  bath  for  each 
transient  room. 

Against  this  relatively  broad  definition  of  first  class  transient 
accommodations,  it  is  estimated  that  at  present  there  are  some  four- 
teen major  hotels  or  motor-hotels  with  about  6,100  rooms  in  the  area 
delineated.    These  facilities  are  listed  in  Table  1  on  the  following 
page  which  is  keyed  to  the  map  facing.   As  may  be  noted  from  the 
table,  about  1,360  or  about  22%,  of  these  first  class  rooms  have  been 
built  in  recent  years;   the  majority  of  guest  rooms,  however,  are 
located  in  the  older  hotels  which  have  operated  in  this  part  of  Boston 
for  many  years . 

Of  the  1,360  new  rooms  1,000  are  contained  in  the  Sheraton-Boston  which 
opened  recently  in  the  Prudential  Center.    This  hotel  is  the  second 
largest  in  the  entire  city  and  the  only  major  hotel  which  has  been 

(Text  continued  Page  3) 
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TABLE  1 

BOSTON  CENTRAL  AREA  AND  VICINITY 
MAJOR  TRANSIENT  FACILITIES 


Openi  nq 

Date 

1959- 

Total 

Name 

Pre-!959 
(No.  of 

1966 

Rooms) 

Rooms 

1 

Statler  Hi  1  ton 

1,225 

1,225 

2 

Parker  House 

555 

555 

3 

Madi  son 

500 

500 

k 

Sheraton-Plaza 

i+50 

i+50 

5 

Essex 

i+00 

itOO 

6 

Bradford 

350 

350 

7 

Ri  tz-Car 1  ton 

300 

300 

8 

Lenox 

225 

225 

9 

Vendome 

225 

225 

10 

Copley  Square 

200 

200 

11 

Somerset 

350 

350 

12 

Sheraton-Boston 

1  ,000 

1  ,  000 

13 

Charter  House 

200 

200 

14 

Midtown  Motor  Inn 

Total 

I6l 
1,361 

161 

it, 780 

6,li+l 

Percent  Distribution 

77.8% 

22.2% 

100.0% 

-  2  - 


constructed  since  the  Second  World  War.    The  other  two  new  facil- 
ities are  the  Charter  House  in  nearby  Cambridge  and  the  Midtown 
Motor  Inn  which  is  located  almost  opposite  the  Sheraton-Boston. 

Most  of  the  older  hotels  located  in  this  designated  area  are  found 
along  Commonwealth  Avenue  or  Boylston  Street,  generally  in  close 
vicinity  to  the  Boston  Common  or  Public  Garden.    Only  three  of  the 
eleven  older  facilities  identified  are  located  in  the  area  east  of 
the  Boston  Common.    These  are  the  Madison  Hotel  which  is  located 
conveniently  to  the  North  Station,  the  Parker  House  which  is  the 
only  hotel  located  in  close  proximity  to  the  city,  county,  and  state 
governmental  offices,  and  the  Essex  Hotel  which  is  situated  just  off 
the  recently  opened  Massachusetts  Turnpike  Extension, 

In  addition  to  the  changes  in  the  inventory  of  Boston  central  area 
transient  facilities  which  has  been  brought  about  by  the  construc- 
tion of  the  three  new  hotels  discussed  above,  the  following  changes 
have  taken  place: 

1.  Five  hotels  have  ceased  operating  in  the  last  few 
years  and  the  facilities  have  been  converted  to 
other  uses.    These  are  the  Sherry  Biltmore,  the 
Kenmore,  the  Bostonian,  the  St.  George,  and  the 
Touraine  Hotels. 

2.  Four  hotels  have  undergone  substantial  renovation 
probably  necessitated  by  the  increase  in  compet- 
itive conditions  created  by  the  development  of 
new  first  class  facilities.   These  four  hotels 
are  the  Somerset,  the  Sheraton-Plaza,  the  Lenox 
and  the  Statler  Hilton  Hotels. 

The  conversion  of  some  of  the  older  hotels  to  other  uses  and  the 
major  renovation  efforts  which  have  been  undertaken  to  bring  some 
other  hotels  up  to  date  reflec  t,  of  course,  a  continuing  change 
in  the  market  which  is  in  evidence  not  only  in  Boston  but  in  every 
metropolitan  area.    As  new  transient  facilities  are  introduced 
into  the  central  area  of  a  city,  older  facilities  find  it  more  and 
more  difficult  to  operate  at  satisfactory  occupancy  levels.    Fur- 
thermore, some  of  the  larger  hotels,  built  in  an  era  where  the  type 
of  accommodations  requested  was  substantially  different  from  the 
type  which  is  now  in  demand,  have  such  high  operating  expenses  that 
they  simply  cannot  remain  competitive  in  the  market,  particularly 
not  when  faced  with  a  declining  occupancy  ratio. 

While  the  development  of  new  first  class  hotels  in  a  city's  central 
area  undoubtedly  forces  some  of  the  older  hotels  to  cease  to  operate 
earlier  than  they  would  if  no  such  facilities  were  introduced  into 
the  market,  it  cannot  be  argued  that  these  facilities  have  to  cease 
operations  on  account  of  the  introduction  of  new  facilities  alone. 
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Rather,  the  old  hotels  do  not  offer  any  longer  the  type  of  accomm- 
odations demanded  by  today's  traveling  public  and,  if  no  new  central 
area  transient  facilities  are  developed,  an  increasingly  larger  num- 
ber of  visitors  to  a  city  will  seek  accommodations  in  newer  motor- 
hotels,  often  at  the  outskirts  of  the  city.    Therefore,  any  central 
area  of  a  city  which  wants  to  attract  a  certain  share  of  the  tran- 
sient demand  generated  by  the  entire  region  must  develop  new  first 
class  accommodations  even  if  the  supply  of  old  facilities  is  plen- 
tiful and  even  if  these  old  facilities  cannot  achieve  satisfactory 
occupancy  levels,  relative  to  their  operating  costs,  already  prior 
to  the  development  of  new  hotels. 

Experience  in  recent  years  has  shown  that  the  newest  hotels  and 
motor-hotels,  and  among  the  newest  those  which  offer  the  largest 
number  of  amenicies,  achieve  the  highest  occupancy  ratios  of  any 
facilities  in  a  city.    This  factor  simply  reflects  the  increasingly 
higher  demand  by  today's  traveling  public.    Also,  new  facilities 
have  built-in  efficiencies  of  operations  which  old  facilities  do  not 
have  and,  therefore,  the  rates  at  new  facilities,  though  often 
slightly  higher  than  at  older  hotels,  are  not  sufficiently  higher 
to  allow  the  old  hotels  to  compete  on  a  price  basis. 

At  the  present  time,  a  number  of  hotels  or  motor-hotels  are  under 
construction,  planned  or  proposed  in  the  Boston  central  area.    These 
are: 

1.  A  Holiday  Inn  which  is  presently  under  construction 
in  the  West  End  Urban  Renewal  Project.    This  facil- 
ity is  to  contain  30^  rooms  and  is  planned  to  open 
in  the  fall  of  this  year. 

2.  The  Fenway  Motel  in  nearby  Cambridge,  a  200  unit 
motel  now  under  construction  and  planned  to  open 
in  1968.   It  is  probable  that  the  ultimate  size 
of  this  facility  will  be  more  than  the  200  rooms 
which  will  be  built  initially. 

3.  The  Heritage  Inn,  a  300  room  facility  rumored  to 
be  developed  in  the  Park  Square  area.    This  is 
probably  the  least  likely  of  all  new  facilities 
to  be  actually  developed  for  it  has  been  rumored 
for  many  years  that  it  would  be  built  but  as  of 
now  construction  has  not  started. 

h.      A  major  transient  facility  is  planned  for  the 

Government  Center  Project,  for  the  parcel  located 
on  the  southeast  corner  of  New  Sudbury  Street  and 
New  Congress  Street.    The  sponsor  of  this  project 
plans  a  hotel  of  400  rooms  complete  with  ballroom, 
meeting  rooms,  swimming  pool,  etc. 
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5.  Another  transient  facility  is  planned  in  the  Water- 
front Urban  Renewal  Project.    As  with  the  facility 
in  the  Government  Center  Project,  no  details  are 
available  at  this  time;   however,  it  is  believed 
that  this  facility  also  would  have  between  200  and 
400  rooms. 

6.  Finally,  the  Logan  International  Inn  is  currently 
adding  150  rooms  to  the  existing  inventory  of  217 
rooms. 

Of  these  facilities  only  the  Holiday  Inn  in  the  West  End  Project, 
the  400  room  hotel  proposed  for  the  Government  Center  Project,  and 
the  facility  of,  say,  400  rooms  planned  for  the  Waterfront  Project 
can  be  expected  to  be  directly  competitive  with  the  majority  of 
facilities  listed  in  Table  I  or  new  facilities  in  the  CBD  Project 
Area.    Thus  to  the  inventory  of  first  class  space  listed  in  Table 
1  should  be  added  1,100  new  rooms,  or  an  addition  of  some  20%.   It 
can  be  expected  that  these  facilities  will  be  added  over  a  period 
of  at  least  five  years  following  the  opening  of  the  city's  last 
major  new  hotel  -  the  Sheraton-Boston.    This  represents  an  average 
rate  of  approximately  220  new  rooms  per  year.    At  this  rate  it 
would  take  22  years  to  replace  the  city's  first  class  hotel  rooms 
which  pre-date  1959- 

With  respect  to  the  occupancy  ratio,   on  the  basis  of  data  compiled 
by  Harris,  Kerr,  Forster  &  Company,  the  occupancy  ratio  in  Boston 
hotels  has  been  declining  fairly  steadily  for  the  past  20  years. 
Whereas  it  was  90%  in  19^8,  it  declined  to  about  73%  by  1958  and 
to  about  72%  by  I96O.    As  may  be  noted  in  Table  2  following,  which 
shows  the  annual  occupancy  ratio  since  I96O  for  those  hotels  report- 
ing to  Harris,  Kerr,  Forster  &  Company,  there  has  been  another  sig- 
nificant drop  in  this  ratio  between  19^3  and  1964  when  it  fell  from 
70%  to  67%.    It  stood  at  66%  in  I965. 
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TABLE  2 

Trends  in  Occupancy  Levels  Since  I96O 
Boston  Hotels 

Year  Occupancy 

i960  11% 

1961  71% 

1962  71% 

1963  70% 

1 964  67% 

1965  66% 


Note:    Data  for  hotels  reporting  to  Harris,  Kerr,  Forster  6-  Company. 

The  reasons  for  the  decline  of  the  occupancy  ratio  between  1963  and 
1964  are  not  known.    That  decline  seems  high  when  it  is  considered 
that  the  1,000  room  Sheraton-Boston  opened  only  in  April  I965  and 
thus  could  be  reflected  at  the  earliest  in  the  I965  data.    As  may 
be  noted,  however,  the  decline  between  1964  and  I965  is  relatively 
modest  and  it  is  possible  that  the  introduction  of  the  Sheraton- 
Boston  is  not  even  reflected  in  that  year.    Similar  data  from  I966 
are  not  yet  available;   however  it  is  probable  that  the  overall 
occupancy  ratio  has  declined  further. 

Although  this  decline  in  the  occupancy  ratio  could  be  interpreted 
as  indicative  of  a  market  in  which  the  development  of  additional 
transient  facilities  would  entail  ever  increasing  risks,  it  must 
be  kept  in  mind  that  the  old  hotels  in  the  inventory  have  a  low 
occupancy  ratio  regardless  of  the  number  of  new  facilities  in  the 
market  and  that,  furthermore,  the  new  facilities  have  been  designed 
and  are  being  managed  on  such  a  basis  that  they  can  operate  profit- 
ably at  a  relatively  lower  occupancy  ratio  than  the  old  hotels. 
Therefore,  the  market  must  be  assessed  less  in  terms  of  recent 
trends  in  the  local  occupancy  ratio  and  more  in  terms  of  Boston's 
ratio  as  compared  to  that  of  other  major  cities  in  the  United  States. 

In  1965,  the  Boston  occupancy  level  of  those  hotels  reporting  to 
Harris,  Kerr,  Forster  &  Company  stood  at  66%.    This  ratio  is  lower 
than  that  of  six  other  major  cities,  two  of  which  (San  Francisco 
and  New  Orleans)  attract  a  particularly  large  number  of  tourists 
and  four  of  which  (New  York,  Washington,  Chicago,  and  Los  Angeles) 
are  particularly  strong  centers  of  commercial  and  governmental 
acitivity.    This  ratio  however  is  significantly  higher  than  that 
achieved  by  all  hotels  in  the  United  States  (61%). 


Table  3 

Occupancy  Levels  -  Hotels  in  Selected 
U.S.  Cities  -  I965 


San  Francisco 

797o 

New  Orleans 

78% 

New  York 

lk% 

Washi  ngton 

71% 

Chicago 

697o 

Los  Angeles 

67% 

BOSTON 

66% 

Houston 

60% 

Phi ladelphia 

58% 

Atlanta 

5h% 

Bal t  imore 

52% 

Memphi  s 

51% 

U.S.  Nationwide 

61% 

The  overall  occupancy  level  of  hotels  in  the  city,  as  shown  in  the 
preceeding  table,  is  an  average  of  the  occupancy  levels  achieved 
by  both  old  and  new  facilities  reporting.    In  Boston,  a  survey 
undertai<en  by  this  office  in  1964  indicated  that  the  newer  facil- 
ities such  as  the  Logan  International  Inn,  the  Cambridge  House, 
the  Midtown  Motor  Inn,  the  Treadway  Motor  House,  and  the  Fenway 
Motor  Hotel,  operated  at  occupancy  levels  of  between  90%  and  100%. 
By  way  of  comparison,  some  older  first  class  facilities  such  as 
the  Ritz  Carlton,  the  Stat ler-Hi 1  ton ,  and  the  Sheraton  Plaza 
operated  at  levels  ranging  from  75%  to  85%  and  even  older  estab- 
lishments such  as  the  Parker  House  operated  at  levels  ranging 
around  60%.   While  the  occupancy  level  achieved  by  any  particular 
facility  is  a  function  of  its  location,  its  management,  and  any 
advantages  it  might  have  with  respect  to  national  affiliation  and 
reservation  service,  there  is  one  certain  conclusion  which  can  be 
drawn  from  all  data  available,  mainly  that  new  facilities  achieve 
high  occupancy  levels  and  that  the  occupancy  level  declines,  in 
a  competitive  market,  the  older  a  facility  becomes.   Thus,  new 
facilities  can  be  introduced  into  the  market,  provided  they  are 
suitably  located  with  respect  to  the  sources  of  transient  housing 
demand. 


SECTION  I  I 
THE  DEMAND  FOR  TRANSIENT  ACCOMMODATIONS 


The  demand  for  transient  accommodations  in  the  Boston  central  area 
can  best  be  evaluated  by  grouping  the  people  who  generate  this  de- 
mand by  the  purpose  for  which  they  come  to  Boston,  The  principal 
reasons  which  bring  people  to  the  city  are    the  following: 

1.  Meetings   and   conventions 

2.  Business 

3.  Tourist  attractions 

4.  Institutions,  both  educational  and  medical, and 

5.  Local  relatives  and  friends. 

The  demand  generated  by  these  sources  is  evaluated  in  the  following 
paragraphs  in  terms  of  the  changes  which  have  occurred  recently  or 
which  can  be  anticipated  in  future  years. 

I.   Meetings  and  conventions 

Prior  to  the  opening  in  spring  I965  of  the  6,000-seat  War  Memorial 
Auditorium  in  Back  Bay's  Prudential  Center,  the  City  of  Boston  attrac- 
ted about  170,000  convention  delegates  annually.    As  a  direct  result 
of  the  facilities  available  to  conventions  in  the  new  auditorium,  the 
number  of  convention  delegates  coming  to  Boston  increased  to  228,000 
in  1966  and  is  estimated  to  reach  271,000  in  the  current  year.   Al- 
though some  further  increase  could  be  expected  in  future  years,  it 
must  be  noted  that  even  if  only  the  anticipated  I967  convention 
attendance  will  be  achieved  and  maintained,  the  increase  of  conven- 
tion delegates  over    the  1964  level  is  about  100,000  per  year. 

On  the  basis  of  the  assumption  that  each  convention  visitor  will  on 
the  average,  spend  three  nights  in  the  city,  the  increase  in  con- 
vention activity  in  the  city  since  1964  alone  would  keep  a  1,000 
room  hotel  occupied  at  80%  for  the  entire  year.    Therefore,  assuming 
that  the  convention  trade  will  be  attracted  to  the  new  facilities, 
provided  they  are  available,  1,000  of  the  1,300  rooms  which  have 
been  built  in  recent  years  are   estimated  to  be  absorbed  by  the  in- 
crease in  convention  activity  alone  so  that,  for  the  rest  of  the 
market,  only  300  units  have  been  added. 


2.   Business  travelers 

In  i960,  the  Boston  Standard  Metropolitan  Statistical  Area,  of  which 
the  City  of  Boston  is  the  commercial  hub,  provided  employment  for 
about  1.2  million  persons.    It  is  forecast  that  by  I98O,  the  employ- 
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ment  in  this  area  will  increase  to  over  1,5  million  jobs.    This  re- 
presents an  increase  over  I96O  of  about  25%.   Although  there  does 
not  appear  to  be  any  clear-cut  correlation  between  employment  in 
and  business  travel  to  a  particular  city,  it  is  quite  certain  that 
the  general  increase  in  economic  activity  which  underlies  this  fore- 
cast employment  increase  will  generate  additional  business  travel 
to  Boston.   While  the  increase  in  business  trips  to  Boston  may  be 
slightly  offset  by  increasingly  better  air  transportation  which  will 
allow  businessmen  to  come  to  the  city  in  the  morning  and  to  leave 
it  in  the  evening,  it  is  nevertheless  highly  probable  that  there 
will  be  an  overall  increase  in  the  demand  for  transient  accommodat- 
ions in  the  Boston  area  generated  by  this  source. 

With  the  revi tal izat ion  of  the  central  Boston  area  through  urban  re- 
newal, a  large  portion  of  future  office  building  construction  will 
probably  occur  there  rather  than  in  the  Boston  suburban  areas.   Thus, 
a  significant  number  of  business  visitors  who  will  be  coming  to  Boston 
probably  can  be  attracted  to  central  area  hotels  provided  they  are 
modern  and  have  the  amenities  which  businessmen  seek.    The  concen- 
tration of  governmental  activities  in  Boston's  Government  Center,  the 
proposed  development  of  a  60-storey  John  Hancock  office  tower  in  the 
Copely  Square  area,  and,  of  course,  the  continuing  revi tal i zat ion  of 
the  CBD  including  the  proposed  trade  center  at  the  South  Station  Site 
are  only  some  of  the  many  factors  which  point  to  increasing  commer- 
cial activity  in  the  central  area  of  Boston,  and,  therefore,  a  growing 
demand  for  transient  accommodations  to  serve  business  travelers. 

3.   Tourists 

As  the  major  city  in  New  England,  Boston  with  its  many  historical  and 
other  tourist  attractions  is  visited  '--.very  year  by  a  large  number  of 
tourists.    It  is  anticipated  that  in  future  years,  with  an  increase 
in  income,  leisure  time,  mobility,  and  population,  the  number  of 
tourists  who  will  come  to  the  city  will  be  substantially  larger  than 
at  present. 

h.      Visitor  to  Institution 

Boston  is  well  known  and  respected  for  its  large  number  of  medical 
and  educational  facilities,  and  the  city's  reputation  as  a  center  of 
science  and  education  will  be  enhanced  with  the  development  of  the 
NASA  installation  in  nearby  Cambridge.   Within  Boston,  current  and 
proposed  expansion  of  educational,  cultural  and  medical  facilities'""' 
is  quite  extensive.   The  educational  and  medical  facilities  in  the 


"  A  listing  of  major  medical  expansion  projects  is  provided  in 
Appendix  A. 


city  at  present  attract  a  significant  number  of  visitors  each  year, 
and  it  is  anticipated  that  this  source  of  transient  accommodation 
demand  also  will  increase  in  future  years. 

5.   Local  Relative  and  Friends 

The  final  source  of  demand  for  transient  accommodations  are  people 
who  come  to  Boston  to  visit  relatives  and  friends.    In  I965,  the 
Boston  Standard  Metropolitan  Statistical  Area  (SMSA)  had  about 
2,660,000  residents.    It  is  forecast  that  this  area's  population 
will  increase  by  approximately  110,000  residents  every  five  years, 
so  that  by  I98O  the  population  of  the  SMSA  could  be  expected  to 
reach  almost  3.0  million  residents.    This  12%  -  13%  population 
growth  between  now  and  I98O  could  be  expected  to  increase  the 
demand  for  transient  accommodations  generated  by  visitors  to  the 
city  who  come  to  see  relatives  and  friends  by  at  least  10%  -  15%. 
Not  only  will  income,  leisure  time,  and  the  mobility  of  the  popul- 
ation increase  but  at  the  same  time,  an  increasingly  larger  share 
of  the  population  will  be  living  in  apartments  and  this  will  make 
it  necessary  for  out-of-town  visitors  to  stay  at  transient  facil- 
ities, rather  than  in  the  homes  of  their  relatives  or  friends. 


In  summary,  although  the  future  demand  for  transient  accommodations 
in  the  Boston  central  area  is  difficult  to  quantify,  all  sources  of 
demand  are   expected  to  grow  and,  in  total,  the  future  demand  should 
be  substantially  larger  than  the  present  demand.    Given  the  fact 
that  the  new  transient  accommodations  which  have  been  built  in  the 
Boston  area  in  recent  years  have  very  high  occupancy  ratios,  ranging 
from  90%  to  100%,  it  is  anticipated  that  additional  new  transient 
facilities,  if  developed  at  suitable  locations  and  if  managed  properly 
could  achieve  satisfactory  operating  results. 

New  transient  facilities  will  be  required  to  provide  housing  for  the 
increased  flow  of  visitors  which  can  be  anticipated  to  result  from 
an  expanding  economy  and  from  the  need  to  replace  older  units.   As  a 
minimum  requirement  the  combination  of  these  factors  can  be  expected 
to  require  an  average  annual  addition  equal  to  approximately  5%  of 
the  pre-1959  inventory  of  major  transient  facilities  listed  in  Table 
1,  or  approximately  250  rooms  per  year  on  average.    Assuming  that  the 
1,100  reasonably  certain  new  rooms  reported  in  Section  1  are  built, 
there  will  still  be  an  opportunity  for  at  least  1,000  additional  new 
rooms  by  1975  in  the  central  Boston  area.    This  forecast  is  based,  of 
course,  upon  the  assumption  that  the  city's  economy  will  continue  to 
grow.    To  the  extent  that  present  proposals  do  not  materialize  on  the 
redevelopment  activity  in  Boston  is  accomplished  earlier  than  presently 
anticipated,  the  opportunity  for  new  transient  facilities  will  be 
enhanced.    In  any  event,  the  market  is  sufficiently  strong  that  planning 
for  new  facilities  should  be  a  part  of  the  CBD  program. 
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SECTION  I  I  I 

TRANSIENT  FACILITIES  DEVELOPMENT 
OPPORTUNITIES  IN  THE  CBD  PROJECT 


Three  sites  in  the  Central  Business  District  Urban  Renewal  Area 
have  a  designated  reuse  which  would  allow  the  development  of  trans- 
ient accommodations.   These  three  sites  are  shown  on  the  facing  map 
relative  to  the  project  area  as  a  whole. 

Site  I 


Site  I  is  located  on  the  southwest  corner  of  the  intersection  between 
Dorchester  Avenue  and  Summer  Street.   Containing  about  5^,000  square 
feet  of  land,  this  site  is  rectangular,  almost  square,  in  shape. 
Across  the  street  from  the  site,  to  the  east  of  the  John  Fitzgerald 
Expressway,  is  a  predominantly  industrial  area.   A  major  parking 
facility  is  planned  due  west  and  south,  and  adjacent  to  Site  I. 

Site  I  has  the  advantage  of  visibility  and  ready  access  from  the  John 
Fitzgerald  Expressway  and,  more  importantly,  proximity  to  the  South 
Station.   With  the  introduction  of  high-speed  train  service  between 
Washington  and  Boston,  the  south  station  area  probably  will  become 
more  suitable  for  transient  facilities  than  it  is  at  present.   However, 
the  development  of  high-speed  train  communications,  just  as  increasingly 
better  airline  service,  will  make  it  easier  for  businessmen  to  arrive 
in  the  city  in  the  morning  and  to  return  the  same  evening.   Therefore, 
until  such  a  time  as  actual  experience  with  respect  to  the  demand  gene- 
rated from  this  source  is  available,  this  factor  should  not  influence 
the  choice  of  sites  for  a  transient  facility  in  the  CBD  Urban  Renewal 
Area, 

Site  I  is  located  d i sadvantageous 1 y  relative  tj  the  major  office  space 
concentrations  in  the  city,  its  shopping  area,  convention  facilities, 
and  other  hotels.   However,  of  greater  importance  to  the  demand  for 
transient  facilities  is  the  prospect  of  a  trade  center  complex  now  pro- 
posed for  the  South  Station  site.   This  analysis  is  based  upon  the 
assumption  that  such  a  complex  will  be  built.   In  addition  it  is  assumed 
that  if  the  South  Station  site  is  developed  with  a  trade  center,  the  com- 
plex will  contain  a  complete  transportation  center. 

Site  2 

This  site  is  located  at  the  southeastern  corner  of  the  intersection 
between  Tremont  and  Essex  Streets,   To  the  north,  along  Tremont  Street, 
the  principal  land  uses  are  major  retail  and  office  space,  to  the  north- 
west is  the  Boston  Common  and  to  the  south  are  several  theaters  and  other 
entertainment  and  cultural  facilities.   This  site,  which  consists  of 
167,000  square  feet,  encompasses  an  entire  block  with  the  exception  of 
one  small  area  along  Tremont  Street  where  one  building  will  remain. 
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Site  2  has  many  locational  advantages  and  the  only  disadvantages 
would  appear  to  be  the  proposed  pedestrian  easements  through  the 
site.  However,  due  to  the  total  size  of  the  parcel,  a  hotel  of 
substantial  size  could  be  developed  on  the  parcel. 

Si  te  3 

This  site  of  3^,000  square  feet  lies  at  the  southwestern  corner  of 
intersection  between  Charles  and  Boylston  Streets.    Rectangular, 
almost  square  in  shape,  the  site  has  frontage  on  both  Boylston  and 
Charles  Streets.    Adjacent  to  both  the  Boston  Common  and  the  Public 
Garden,  it  is  readily  visible  and  the  majority  of  the  transient 
rooms,  if  a  transient  facility  were  to  be  developed  thereon,  would 
have  a  view  of  the  open  space  to  the  north.    This  site  lies  in  an 
area  of  commercial  activity,  notably  major  retail  and  office  space, 
and  is  the  closest  of  all  three  sites  to  the  other  major  hotels  in 
the  Back  Bay  area  as  well  as  the  convention  facilities  located  in 
the  Prudential  Center. 


The  suitability  of  these  three  sites  for  a  transient  facility  has 
been  evaluated  both  from  a  locational  point  of  view  and  in  terms  of 
the  development  problems  inherent  in  each  site  on  account  of  shape, 
easements,  and  environmental  factors.    Furthermore,  each  site  has 
been  evaluated  as  a  hotel  site  independently  of  as  well  as  relative 
to  each  of  the  other  sites. 

As  may  be  noted  on  the  facing  table,  which  summarizes  the  evaluation 
of  each  site  i  ndependent ly ,  the  locational  and  the  development  fac- 
tors considered  are  the  following: 

1.  General  neighborhood  characteristics,  notable  adjacent 
land  uses,  such  advantages  as  proximity  to  the  Boston 
Common  and  Garden,  visibility,  and,  upon  completion  of 
the  CBD  project,  the  new  land  use  pattern  which  emerges. 

2.  Proximity  to  the  various  land  uses  in  the  city  which 
can  be  identified  to  attract  visitors,  such  as  conven- 
tion facilities,  office  space  clusters,  tourist  attrac- 
tions, shopping  and  entertainment  areas,  and  other 
hotels,  and  the  sites'  relative  advantages  with  refer- 
ence to  prospective  major  land  use  changes  of  a  commer- 
cial sort. 

3.  Proximity  to  both  rapid  transit  and  other  public  trans- 
portation facilities  and  to  the  express  highway  system 
and  other  interstate  transportation  facilities. 
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k.      The  size  of  each  site  will  be  of  interest  to  a  poten- 
tial developer  since  it  will  influence  the  type  of 
development  which  can  be  put  thereon.    Generally,  a 
larger  site  offers  more  advantages  to  a  developer  in 
terms  of  architectural  design  and,  furthermore,  allows 
any  particular  development  to  create  its  own  environ- 
ment and  impact. 

5.   Site  characteristics,  notably  such  factors  as  shape, 
easements,  and  access  in  the  site  vicinity. 


Each  of  these  locational  and  development  factors  was  assigned  a  weight 
ranging  from  5  to  I.    In  essence,  this  weight  is  designed  to  assess 
each  particular  factor  from  the  point  of  view  of  the  potential  cus- 
tomer at  the  facility  developed  on  a  site,  as  well  as  from  the  point 
of  view  of  the  developer  who  would  build  thereon.   As  may  be  noted, 
physical  advantages  of  the  site,  that  is  for  instance  proximity  to 
the  Boston  Common  and  Garden,  visibility  and  the  general  suitability 
of  the  site  area   for  its  intended  use,  has  been  given  the  top  rating 
of  5.    By  way  of  comparison,  the  lowest  rating  was  giben  to  proximity 
to  public  transportation  facilities  simply  because  this  is  considered 
to  be  a  minor  factor  in  determining  a  potential  customer's  hotel  choice. 

In  the  evaluation  of  each  site  i  ndependent  of  the  other  sites,  summar- 
ized in  Table  k,    each  site  was  given  a  rating  of  'A',  '8'  or  'C',  which 
stands  for  good,  average,  or  poor.    As  may  be  noted,  in  terms  of 
general  neighborhood  characteristics,  all  three  sites  were  assigned 
an  'A'  rating  under  the  assumption  the  renewal  plan  will  be  completed. 
An  'A'  rating  values  3  points,  'B'  rating  is  worth  2  points,  and  'C' 
rating  counts  1  point. 

Since  the  total  of  the  locational  and  development  factors  weights  is 
kO,    the  maximum  point  value  which  any  particular  site  could  have  is 
120  (with  all  'A'  ratings).    As  may  be  noted  two  of  the  sites  have 
total  values  of  90  and  89  (Sites  1  and  2)  while  Site  3  has  a  total 
rating  of  80.    However,  in  terms  of  locational   factors  alone,  where 
the  maximum  for  any  given  site  would  be  102,  Site  I  has  a  slightly 
higher  point  value  with  87  points.  Site  2  is  next  with  71  points  and 
Site  3  has  65  poi  nts . 

The  evaluation  of  the  three  sites  relative  to  each  other  is  summarized 
by  Table  5  facing  the  following  page.   Unlike  in  the  independent  eval- 
uation of  each  site,  the  relative  evaluation  considered  one  of  the 
sites  best,  one  average,  and  one  the  least  desirable  of  the  three  on 
each  of  the  characteristics.    By  this  rating.  Sites  I  and  2  are  essen- 
tially equal  but  slightly  below  Site  3  in  rating. 
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In  summary,  sites  1  and  2  are  essentially  equal  in  des i reabi 1 i ty  for 
transient  housing  purposes  when  evaluated  as  described  above.   However, 
the  ultimate  advantage  of  one  site  over  the  others  will  depend  upon 
the  extent  to  which  and  the  timing  at  which  the  redevelopment  plan's 
proposals  are   carried  out.    Clearly,  the  development  of  a  trade 
center  at  the  South  Station  site  will  generate  a  demand  for  new 
transient  facilities.    The  size  and  characteristics  of  such  facil- 
ities can  be  expected  to  be  directly  related  to  the  size  and  charac- 
teristics of  the  proposed  trade  center  complex  and  other  facilities 
in  the  area,  as  well  as  the  prospect  of  the  introduction  of  high 
speed  rail  service  between  Boston,  New  York,  and  Washington  D.C. 
While  the  evaluations  of  the  three  proposed  sites  have  taken  into 
consideration  planning  proposals  for  the  entire  CBD,  the  area 
where  the  greatest  change  might  take  place  is  in  the  South  Station 
area.    The  evaluation  is  based  upon  the  assumption  that  planning 
proposals  will  be  realized  on  a  moderately  successful  level.    To 
the  extent  that  greater  than  moderate  success  is  achieved,  the 
opportunities  for  transient  facilities  at  South  Station  can  be 
expected  to  improve.    Since  the  other  two  sites  are  in  area  where 
less  dramatic  change  is  anticipated,  it  has  been  assumed  that  the 
redevelopment  proposals  will  be  essentially  achieved. 

In  the  final  analysis,  the  total  demand  for  transient  facilities  is 
sufficient  to  require  the  development  of  all  three  sites  over  the 
next  eight  to  ten  years.    Again,  the  demand  for  new  facilities 
forecast  in  the  analysis  is  as  much  or  more  dependent  upon  the 
replacement  requirements  for  old  facilities  as  it  is  upon  the 
growth  in  demand  as  a  result  of  economic  expansion.   Thus,  again 
insofar  as  there  is  an  acceleration  in  economic  expansion  in  the 
Boston  core  area,  the  demand  for  transient  facilities  can  be 
expected  to  not  only  reach,  but  exceed  the  forecasts. 
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APPENDIX  A 
MAJOR  PROJECTS 


Major  projects  under  construction  or  projected  over  the  next 
decade  by  Boston  Medical  complexes: 


Tufts-New  England  Medical  Center 
Boston  University  Medical  Center 
Boston  Ci  ty  Hospi  tal 
Harvard  Affiliated  Hospitals,  Inc 
Children's  Hospital  Medical  Center 
Massachusetts  Gen.  Hospital 
Beth  I srael  Hospi  tal        ... 
New  England  Deaconess       ... 
Harvard  School  of  Public  Health 
Shriners  Burns  Institute  of  M.G.H. 
Mental  Health  Center,  Boston  Govt. 


Center 
TOTAL 


$72.5  mi  1 1  ion 
$59.0  mi  1 1  ion 
$53.0  mil  I  ion 
$50.0  mi  1 1  ion 
$50.0  mi  1 1  ion 
$35. 0  mi  1  I  ion 
$12.6  mi  1  I i  on 
$  8.2  mi  1 1  ion 
$  7.0  mi  1 1  ion 
$  3.5  mi  1 1  ion 
$11.0  mi  1 1  ion 

$361.8  million 


Many  other  projects,  some  still  in  the  development  stage,  include 
a  new  Lahey  Clinic  Foundation  complex,  additions  to  New  England 
Baptist  and  Faulkner  hospitals,  and  additions  to  a  number  of 
smaller  hospitals  in  the  city. 

A  new  Cambridge  City  Hospital  and  an  addition  to  Newton-Wel 1 es 1 ey 
Hospital,  affiliated  respectively  with  Harvard  and  Tufts,  also 
are  underway.    Almost  every  community  hospital  around  Boston  is 
expanding  to  meet  increased  needs. 
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